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Introduction 

� Unified development code (UDC)
� Reading, understanding and using UDC
� Audience:

� City staff

� Builders/developers

� Consulting engineers/architects

� Small business owners

� Neighborhoods



What is a Code?

� Law

� Substantive rules

� Procedural rules

� Mediation

� Dictionary

� Bridge

� Enabler



Introduction - History

UDC adopted May 3, 2001



Introduction - History

� New developments -
� Zoning conversion

� RIO districts

� Incentive scorecard

� Tree preservation amendments

� Flex districts

� Park dedication revisions

� Vested rights amendments

� Art & Entertainment districts

� Military Lighting Overlay

� Rough Proportionality ordinance 



Overview 

� The UDC is the primary implementation 

device of the City’s Master Plan

� “Unifies” the city’s zoning and subdivision 

standards into 1 document



Overview 

� UDC governs use and development of 

property within city

� Incorporated

� ETJ
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Concepts (before 2001)

� ETJ

� Master plan

� Letters of certification

� Development plat

� Floodplain permit

� Variance

� Appeal

� Landscape plan

� Traffic impact analysis

� Minimum parking
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Concepts (post-2001)

� Completeness review 

� Parks / open space

� Best management practices (SWM)

� Connectivity ratio

� Buffers

� Streetscape planting

� Maximum parking
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Concepts (Revised)

� Specific use permit (“CC” approval)

� Conditional rezoning (“special use permit”)

� Master development plan (POADP)

� Base zones (see appendix D)

� Neighborhood protection districts (formerly 

R-8 and above)

� Development reserve (temporary R-1)



Introduction – Finding the 

UDC

� Online

� Hard copy



Introduction – Online UDC
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Introduction – Online UDC



Introduction – Scope of UDC

� What do I have to do?

� Where can I do it?

� How much of it can I do?

� How is it designed?

� What do I do to get permission to do it?

� What information do I have to provide?



Outline

Articles Appendices

I Purpose / Scope

II Use Patterns

III Zoning

IV Procedures

V Development Standards

VI Historic Preservation /        
Urban Design

VII Vested Rights / 
Nonconforming Use

VIIIAdministrative Agencies

A Definitions 

B Application Submittal

C Fee Schedule

D Zoning District Conversion 

Matrix

E Plant List

F Floodplains



Zoning



Types of Districts

� Base

� Special

� Overlay

� Flex

� Conditional Zoning

� Specific Use Authorization
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Zoning – Official Zoning 

Map
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Zoning – Types of Uses

� Permitted (“P”)

� Specific (“S”)

� Prohibited (“ “)

� Not allowed (NA)
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Zoning – Use Matrices
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Permitted Uses

� Interpretation

� Land-Based Classification Standards (LBCS)

� http://www.planning.org/lbcs/index.html

� North American Industry Classification 

System (NAICS)

� http://www.census.gov/epcd/www/naics.html
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Defining Uses
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p. 73

What about Enchilada – Preparation  retail?

PDSD 

Permits

# Total

Valuation

Fees

Aug. 2009 1 $0 $212

2007 4 $65,000 $1,511.59



p. 73





Unlisted Uses (35-311)

� Unlisted uses are presumptively prohibited

� Director of Development Services can 

determine that a use is materially similar if -

� Same structure or function (LBCS)

� Same industry classification (NAICS)

� Within 10% of trip generation (ITE Manual)





Zoning – Defining Uses

http://www.census.gov/cgi-bin/sssd/naics/naicsrch?chart=2007
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Dimensional Regulations

� Minimum lot size (conventional) versus 
density (conservation)

� Frontage
� Lot width
� Height
� Setbacks
� Building size

Dimensional matrix, 

table 310-1
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Base Zoning Districts

� Typical zoning districts for residential, 

commercial and industrial uses

� Covers entire incorporated area (except 

for special districts)

� Establishes:

� Dimensional restrictions

� Permitted uses
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Dimensional Regulations



Dimensional Regulations
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“RP” Resource Protection
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“RE” Residential Estate
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“R-20” Residential Single-

Family
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R-6 Residential Single-

Family
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R-5 Residential Single-

Family
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R-4 Residential Single-

Family
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RM-6 Mixed Residential
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RM-5 Mixed Residential
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RM-4 Mixed Residential
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“MF-25” Multi-Family
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“MF-33” Multi-Family
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“MF-40” Multi-Family
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“MF-50” Multi-Family
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“NC” Neighborhood Commercial
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“O-1” Office District
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“O-2” Office District
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“C-1” Commercial
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“C-2” Commercial
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“C-3” Commercial
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“
D
”
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“L” Light Industrial
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“I-1” General Industrial
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“I-2” Heavy Industrial



Flex Districts

� Southside Initiative Community Plan

� Targeted to areas with < 30% development
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Flex Districts

Districts Options

� “UD” Urban Development

� “RD” Rural Development

� “FR” Farm & Ranch

� “M1” Industrial

� “RP” Resource Protection

� Flexible Development Plan 

(FDP)

� Conservation Subdivisions
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Flex Districts

� Site plans required

� Build-to lines

� Connectivity – no gated streets

� Building design

� Riparian buffers
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Flex Districts –

“UD” Urban Development

� Housing diversity (5+ acres)

� Single-Family
� Driveway widths (12’, 20’ universal design)

� Front porches (70% on block face, 8’ depth on 50% of 
façade)

� Build-to zone (15-20’ without alley, 10-15’ with alley)

� Multi-Family
� 33 units/ac + 150/block on arterial, main street or 

boulevard

� 15 du/ac + 15/block on collector/avenue

� Entries oriented to street
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Flex Districts –

“UD” Urban Development
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Category Percent Types

Single 

family

30-80% 10% from each:

�6,000 – 10,000 sf lots

�5,000 – 5,999 sf lots

�4,000 – 4,999 sf lots

Other 20-70% 5% each of at least 3 of the following:

�Duplexes.

�Triplexes or quadraplexes.

�Cottages.

�Zero-lot line or garden home.

�Townhouses.

�Dwellings above nonresidential space.

�Multi-family (4-15/building)



Flex Districts – Commercial

� “UD”, “RD”

� 90,000 sf - 550’ of major thoroughfare 
intersection

� < 90,000 sf – 850’ of major 
thoroughfare intersection

� < 6,000 sf - - 200’ collector intersection, 
no drive-throughs

� 15’ maximum setback for  main street, 
avenue, or local street
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Flex Districts –

“UD” Urban Development

55% block face limit for 

duplexes, triplexes, 

quadraplexes, and/or 

multi-family units

� Housing diversity (5+ acres)
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Dimensional Regulations



Dimensional Regulations
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Special Districts

� Address unique situations

� Unlike overlay districts, special districts 

replace standards and requirements of the 

base districts

Z
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Special Districts

� Districts carried over:
� Planned Unit Development District (“PUD”)

� River Walk Districts (“RW-3”)

� Business Park District (“BP”)

� Entertainment District (“ED”)

� Sand and Gravel District (“SGD”)

� Quarry District (“QD”)

� Military Reservation District (“MR”)

� Neighborhood Preservation (“NP”) Districts

� Manufactured Housing (“MH”) District
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Special Districts

� New districts:

� Mixed Use District (“MXD”)

� Transit Oriented Development District (“TOD”)

� Infill Development Zone (“IDZ”)

� Master Planned Community Districts (“MPCD”)

� Development Reserve (“DR”)

� Form Based Zoning District (“FBZD”)

� Arts & Entertainment Districts (“AE”)

Z
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Overlay Districts

� Use & compatibility issues which require use 

& development regulations in addition to 

those found in the underlying zoning districts

� Most restrictive standard applies
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Overlay Districts

� Districts carried over:

� Airport Hazard Overlay District (AHOD)

� Edwards Recharge Zone District (ERZD)

� Historic Districts and Landmarks

� Military Airport Overlay  District

� Utility Conversion Districts
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Overlay Districts

� New districts:

� Neighborhood Conservation District (“NCD”)

� Viewshed Protection (“VP”) Districts

� River Improvement (“RIO”)

� Urban Corridor

� Corridor

� National Highway System (“NHS”)

� Military Lighting

Z
o
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Military Lighting Overlays

� 5 miles of Camp 

Bullis/Stanley, 

Randolph & 

Lackland AFB

� Full cutoff

� Foot-candle 

limits

Z
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Conditional Zoning 

Districts
� Replaces Special Use Permit

� Processed in same manner as rezoning

� May be filed as amendment to zoning case

� Authorizes conditions
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Conditions authorized

� Uses

� Screening / buffering 
perimeter

� Screening / location of 
dumpsters, mechanical 
systems, loading

� Landscaping for  screening 
/ buffering & ingress/egress 
control

� Lighting

� Height 

� Setbacks

� Parking 

� Ingress/egress

� Hours of operation (in / 
adjacent to residential 
districts)

� Signage

� Performance standards 
relative to: air pollution, 
noise, glare & heat, 
vibration, noxious odors, 
toxic & liquid wastes, fire 
and explosion, 
radioactivity, & EMR
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Specific Use Permits

� Uses not generally permitted, but may under 

right circumstances & conditions be 

acceptable in certain specific locations
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Supplemental Use 

Regulations
� Requirements which supplement use and 

dimensional restrictions of base zoning districts

� Examples:
� Accessory Use Regulations

� Accessory Dwellings

� Affordable Dwelling Units

� Bed and breakfast

� Miniwarehouses

� Mixed Use Buildings and Live-Work Units

� Wireless communication systems

Z
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Wireless Communication 

Systems

� Permitted by right in non-residential 
districts (Industrial “I-1” and “I-2” and 
Flex “M1-1” and “M1-2”) & ROW

� Specific Use in Residential & when 
performance standards are not met

� Industrial uses get maximum fence 
heights in Art.5

� Stealth towers have same 
regulations

Z
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Wireless Communication 

Systems

Spacin
g
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Alternative 

Development Patterns

UDC ch. 2, 3

Manual pp. 14-23
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Use Patterns

� Design templates for multiple-use 

developments

� Optional

� Parts of UDC not applicable (e.g., buffers 

for commercial retrofit, tree preservation 

for conservation)
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� Subject to all Article 3 & 5 standards

� Conventional street design

� Connectivity index = 1.2 (> 125 lots)
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� > 50% open space

� No minimum lot size

� Conservation Streets

� No connectivity index



Flex Districts –

Conservation Subdivision

Z
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Conservation 

Easement

Density

RD 50% 5

FR 75% 2

� 5% / 5 acres can 
satisfy Parks/Open 

Space requirements

Example:   50 acres in “RD”.  50% conservation easement = 25 

acres.  Density on remaining 25 acres = 5 du/ac = 25*5 = 125 

dus.   
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Permitted in most residential districts 

depending upon street location 

“0” front setbacks 

Urban Design Standards  (base-

middle-cap, fenestration, 

articulation))
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� Private open space

� Performance standards
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Commercial 

Retrofit
� Development of commercial parking areas

� Apartments above commercial storefronts

� No buffers required
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Center + 

Neighborhoods + 

Parks & Open Space

Traditional street 

design

Connectivity index = 

2.0

Short blocks (< 400’

average)



Flex Districts –
Flexible Development Plan

� UD, M1-2

� 20 acres

� Options:

� TND

� “MXD”D – all uses within ¼
mile

� PUD submittal
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Flex Districts –
Village Centers

� Optional in FR, M1-1

� Outside radius of 45% of street 

between arterial-arterial 

intersection

� 2 acre minimum 

� 300’ frontage

� 3 individual buildings

� Pedestrian-oriented design

Z
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� ¼ - ½ mile of Transit Station or Major Bus 

Boarding Location

� Transit-supportive land uses (see Use Matrix)

� Traditional street design

� Minimum FAR

� No minimum parking within 500’; reduced in 

balance



Form-Based Zoning

� Regional transects / sectors

� Zoning Site Plan => Master Development Pattern 
Plan

� Sector Analysis Report

� Frontage typologies

� Street design

� Sustainable design option point system
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Flexible Zoning

� Additional density / intensity where 

applicants exceed minimum 

requirements of ordinance

� 2 categories

� Density bonus: on-site

� Transfer of development rights (TDR): off-

site
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Flexible Zoning: Density 

Bonus
� Incentive items:

� Open space

� Redevelopment

� Retail Site Design

� Affordable Housing:  Very Low Income

� Affordable Housing: Low Income
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Flexible Zoning: Density 

Bonus

Min lot size ÷

net acres

Permitted 

units ÷ 70

See Table 

310-1

Subtracts 

ROW and 

open space

AOS x 

density x 4

Net acres / 

total units 

permitted
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Transfer Development Rights

� Sending areas

� Critical areas

� Agricultural 

preservation

� Transportation 

corridors

� Receiving areas

� TND 

� TOD 

� IDZ
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Transfer Development Rights –

proposed amendments

� Sending areas 

� Expand sending areas to Medina, or Uvalde County if within 
the Edward’s Aquifer Recharge or Contributing Zones

� Increase TDR credits to increase incentives to sending areas 
to participate

� Expand receiving districts

� Expand receiving districts

� Adjust TDR credit calculation

� Define TDR credits and how to calculate eligible TDR credits for
sending areas and receiving districts

� Part of a rezoning request to attribute TDR credits

� TDR bank

9/30/2009San Antonio, Texas A
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Procedures

UDC ch. 4, 8, B, C

Manual pp. 24-31, 125-

162
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Processes

� Basic Process

� Types of procedures

� Legislative

� Quasi-judicial

� Ministerial
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Neighborhood Planning

� Purpose

� Neighborhood 

registration

� Citizen Participation 

Plan

� Plans Process

� Neighborhood

� Community 

� Perimeter

P
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Master Development Plan

� Applicability
� Multi-Phased (required)

� Size / upzoning (optional)

1. 50+ residential dwelling units

2. 101+ vehicle trips per peak hour

3. 5+ acres for nonresidential use in a mixed-use 
development

4. 2+ nonresidential lots on 5+ acres

5. Rezoning from residential to nonresidential or 
higher density zoning district



Master Development Plan

� Director approves

� PUD Plans approved by Planning Commission

� Appealable to Planning Commission

� Active

� Plat within 24 months

� 50% net area platted within 10 years

� Next 50% 10 years after initial 50%



Master 

Development 

Plan

Validity:

1.Plat 24 months + recorded 

36 months + 20 acres/8% or 
$.5M (< 500 acres) / $1M 

(1000 acres)
2.50% final platted in 10 

years



Zoning

� Legislative

� Annexation / Development Reserve

� Text Amendment

� Rezoning

� Conditional Zoning District
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Rezoning

Criteria:

1.Plan Consistency

2.Adverse Impacts (mixed use)
3.Suitability as Presently Zoned

4.Health, Safety and Welfare
5.Public Policy

6.Size of Tract
7.Right-of-Way Dedication

8.Other Factors



Zoning

� Specific Use

� PUD Plans

� Ministerial Permits
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Specific Use Permits

� Uses not generally permitted, but may under 

right circumstances & conditions be 

acceptable in certain specific locations

� Recommendation by Zoning Commission & 

Approval by City Council

� Discretionary hearing

� Conditions
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Specific Use 

Authorization



Procedures - Platting

� Major v. minor

� Exceptions

� Certificates of determination

� Letters of certification (LOC)
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Letters of Certification

� Required for plat application submittal

� Valid for 9 months

� If LOC denied, may submit plat application 

but:

� Action required before application

� Plat may be denied
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Request to certifying / 

referral agencies

Referral to Development 

Services

Tracking/ID # assigned

Tentative Classification Report to Development 

Services

Denial of LOC

Issuance of 

LOC

Resubmittal

Plat application

5 days for tentative minor

10 days for tentative major

10 days for tentative minor

50 days for tentative major

50-E or 10 days

50-E or 10 days
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Plats

� Major v. minor

� Exceptions

� Certificate of Determination
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Plat Classification

Minor

Major< 4 lots

Fronts existing street

No new street

No utility extenstion

Major

Major

Major

No

No

No

No

Yes

Yes

Yes

Yes
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Referral to 

Planning Commission

Apply to Development 

Services

Application

Complete

DenialApproval

Resubmittal

5 days

30 days

Completeness Review
Notice by mail, 

publication, internet

Planning Commission

hearing

Court

Resubmit
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P
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Apply to Development 

Services

Application

Complete

DenialApproval

Resubmittal
5 days

30 days

Completeness Review

Notice by internet

Planning Director decision

Court

Resubmit
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Development Plat

� Required where:

� Not required to subdivide

� No plat exceptions apply

� Exception

� > 5 acres

� Access to ROW via public street, private street, or 
irrevocable ingress/egress

� No public dedication required

� Approval process same as minor plat
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Plat Deferral

� Applicability

� No PUD, replat, variance, rezoning

� No floodplain, ERZD, encroachment, ROW 

vacation

� All lots with frontage

� Existing utilities

� Plat within 180 days
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Performance Agreements

� Types
� Performance bond

� Trust agreement

� Letter of credit

� Cash or cashier’s check

� Time extensions (430(f))
� Sidewalks = 3 years

� Other = 1 year + 75% complete
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Vacation & Amendment

� Owner-initiated

� Replat without vacation

� Antiquated plats

� Replats subject to low-density zoning

� Amendment may be processed like minor 

plat
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Appeals

� Decisionmaking agency = Board of 

Adjustment

� Automatic stay

� Quasi-judicial hearing

� 75% to reverse staff
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Variances & Exceptions

Zoning Subdivision

� Board of Adjustment

� Special conditions + 

unnecessary hardship

� Waiting period

� Planning Commission

� Public interest

9/30/2009San Antonio, Texas
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Administrative 
Exceptions

� Staff

� Master Plan

� Public health and safety



9/30/2009San Antonio, Texas

Fees

� Established in Appendix C

� Funds earmarked to processing

� Funds restricted to amounts needed for 

processing
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Tomorrow

� Development Standards 
� Enforcement
� Vested Rights/Nonconformities
� Wrap-Up

9/30/2009San Antonio, Texas

Mark White

White & Smith, LLC 

230 SW Main Street, Suite 209

Lees Summit, MO  64063

816.221.8700 (p) | 800.756.2798 (f)

mwhite@planningandlaw.com


